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SUBJECT Performance Enhancement Professionals Health Studio - 19-UP-2005 
 

REQUEST Request to approve a conditional use permit for a health studio in an existing 
3199+/- square foot suite located at 9319 N. 94th Way #200 with Industrial 
Park, Planned Community District zoning.           
 
Key Items for Consideration: 
• Site located in I-1 (Industrial Park District) zoning, requires Conditional 

Use Permit for a health studio 
• Gymnasium (limited to gymnastics training) is allowed in I-1 zoning 
• I-1 zoning allows uses that generate noise 
• Opposition due to noise 
 

OWNER Jim Keeley 
480-596-9000 
 

APPLICANT CONTACT Seth Friedman 
Ian Danney 
602-499-8383 
 

LOCATION 9319 N. 94th Way Suite 200 
 

BACKGROUND Zoning. 
The site is zoned I-1 (Industrial Park District) with PCD (Planned Community 
District) overlay.  The I-1 district allows for manufacturing, processing, 
research and development, municipal airport and aeronautical activities and 
complementary wholesale, warehouse, office types of use.  The health studio 
proposed requires a conditional use permit in this zoning district. 
 
General Plan. 
The General Plan Land Use Element designates the property as 
“Employment”.  This category includes a range of employment uses including 
light manufacturing to light industrial and office uses. 
 
Context. 
The site is a condominium space in the McCormick Ranch Commerce Center 
industrial park subdivision.  Located within this industrial park (but not in this 
tenant space) are a variety of uses including office, office/warehouse, 
gymnastics training, contractors, machine shop, and electronic component 
manufacturing. 
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Adjacent Uses and Zoning: 
• North Real estate management office, I-1 PCD (Industrial Park 

District, Planned Community District) 
• South Corporate office of automotive service, I-1 PCD (Industrial 

Park District, Planned Community District) 
• East Office/warehouse, I-1 PCD (Industrial Park District, Planned 

Community District) 
• West Office/warehouse, I-1 PCD (Industrial Park District, Planned 

Community District) 
 

APPLICANT’S 
PROPOSAL 

Goal/Purpose of Request.  
The applicant has been operating a health studio at this location since June 
2003.  Although the City approved a business license to operate, the property 
does not have the requisite Conditional Use Permit.  In response to a Notice of 
Violation, the applicant is seeking this Conditional Use Permit for the health 
studio. 
 
Development Information. 
• Existing Use:  Health Studio 

• Buildings/Description:   Office/warehouse condominium space 
within larger condominium building. 

• Floor Area:  3,199 square feet 

 
IMPACT ANALYSIS Traffic.  

The site is located on 94th Way in the McCormick Ranch Commerce Center.  
The commercial subdivision has access to Via Linda, a minor arterial, at 94th 
Street and 95th Street.  The area also has signalized access to Via Linda at San 
Salvador.  The streets that serve this commercial center, including 94th Street, 
are local commercial streets.  The proposed health studio is estimated to 
generate approximately 30 to 70 trips per day, and therefore will not adversely 
impact the surrounding street system. 
 
Parking.  
Adequate parking is provided in accordance with the Zoning Ordinance 
throughout this commercial office warehouse complex. 
 
Water/Sewer.   
This request does not propose new construction.  The existing development is 
already served with sewer and water.  No service deficiencies have been 
identified. 
 
Use Permit Criteria. 
Conditional use permits, which may be revocable, conditional, or valid for a 
specified time period, may be granted only when expressly permitted after the 
Planning Commission has made a recommendation and the City Council has 
found as follows: 
 
A.  That the granting of such conditional use permit will not be materially 

detrimental to the public health, safety or welfare. In reaching this 
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conclusion, the Planning Commission and the City Council's consideration 
shall include, but not be limited to, the following factors: 
1. Damage or nuisance arising from noise, smoke, odor, dust, vibration or 

illumination. 
• This use does not typically generate smoke, odor, dust, 

vibration, or illumination. 
• Noise. 

a. Typical noises associated with a health studio use include 
weight and exercise equipment clatter, athlete emotive 
outbursts, and amplified music/television. 

b. Some allowed uses in the I-1 district generate noise.  The 
uses in the I-1 district that are identifiable as generating 
noise include:  machine shops, ornamental metal working, 
sheet metal assembling or fabricating, sign manufacturing, 
contractor/general/subcontractor, gymnasium (limited to 
gymnastics training), municipal uses such as a vehicle 
maintenance facility, and wholesale or warehouse 
operations at which forklifts with safety beepers are used.  
Within this office warehouse complex there is a machine 
shop. 

c. The building within which the health studio is located was 
constructed as an office/warehouse for future tenant/owner 
occupancy.  The original construction placed office use in 
the front ¼ of the suite and warehouse space in the 
remaining ¾ of the suite.   See the McCormick Ranch 
Commerce Center Suites Plan by Colliers Classic, 
Attachment #12.  Suite #200 is the proposed Health Studio 
site and this suite is improved with its lobby, office, and a 
stretching room in the front ¼ and the weight training and 
other health studio elements in the back ¾ area.  The back 
¾ area is where noise occurs. 

d. The adjacent suites are office uses.  Suite 100 has offices 
throughout its space and along its common wall with Suite 
200.  At the rear ¼ area of Suite 100 along the common 
wall with Suite 200 is a garage like storage space.  Suite 
300 also has offices throughout its space and along its 
common wall with Suite 200.  At the front of this common 
wall there is a small storage space. 

e. Site inspection revealed that the sound of music was 
audible in both Suite 100 and 300 from Suite 200, but only 
when the sound system was set at high volume levels and 
the primary impact of the noise was in the space originally 
designated as warehouse space. 

f. A large office typically generates noise of 50-decibles while 
a smaller office has noise at the 40 decible.  Stipulations 
require noise containment measures be taken to assure 
noise decible levels of not greater than 45 decibles. 

2. Impact on surrounding areas resulting from an unusual volume or 
character of traffic. 
• This use does not generate an unusual volume or character of 

traffic and therefore does not negatively affect traffic in this 
vicinity. 
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3. There are no other factors associated with this project that will be 
materially detrimental to the public. 
• These types of small health studios typically have no other 

impacts. 
B.  The characteristics of the proposed conditional use are reasonably 

compatible with the types of uses permitted in the surrounding areas. 
• The proposed use is compatible with the uses permitted in the I-1 

zoning district that surrounds this site.  These permitted uses 
include offices, research and development laboratories, 
manufacturing and processing, contractors, and other like 
activities. 

C.  The additional conditions specified in Section 1.403, as applicable, have 
been satisfied. 
There are no additional conditions specified in Section 1.403. 

 
Community Involvement.   
The applicant completed their community outreach by individually meeting 
with the condominium suite occupants to explain the Use Permit request. 
 
The adjacent Suite 300 occupant has voiced concerns about the noise 
emanating from the Suite 200.  Specific concerns are very loud music and 
clanging weights, which negatively affect the office operations to the extent 
that it is difficult to conduct typical office business activities.  In response, the 
applicant hired a contractor to evaluate methods to lessen the noise impact.  
The recommended method of “hard lid” construction that includes rubber 
coating of steel beams, and installation of drywall.  At this time, no corrective 
action has been taken to lessen the noise impact.  
 
Other community input demonstrates noise from other uses in this 
development.  These include adjacent suites being able to hear walking on 
hardwood floors and noise from a machine shop.  In addition, the owner of 
property at 9420 E. Doubletree Ranch Road, Suite 102 and 103, located about 
one block from the subject site, report “the deep base sound of music…so loud 
the doors and windows shake.” 
 
Community Impact. 
This proposal will provide another health studio service for the community. 
 

STAFF 
RECOMMENDATION 

Recommended Approach:  
Staff recommends approval, subject to the attached stipulations. 
 

RESPONSIBLE 
DEPT(S) 

Planning and Development Services Department 
Current Planning Services 
 

STAFF CONTACT(S) Kira Wauwie, AICP 
Project Coordination Manager 
480-312-7061 
E-mail: kwauwie@ScottsdaleAZ.gov 
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Case 19-UP-2005  
     

STIPULATIONS FOR CASE 19-UP-2005 
 
 
PLANNING/ DEVELOPMENT 
 
1. CONFORMANCE TO FLOOR PLAN.  Development shall be in substantial conformance with the 

floor plan submitted by the applicant and dated 8/30/05.  These stipulations take precedence over 
the above-referenced floor plan.  Any proposed significant change, as determined by the Zoning 
Administrator, shall be subject to subsequent public hearings before the Planning Commission 
and City Council. 

 
2. OPERATION TO BE CONDUCTED INDOORS.  All activities associated with this use shall be 

conducted solely within the confines of the existing building.  No outdoor activities shall be 
permitted. 

 
3. NOISE CONTAINMENT.  Within sixty (60) days of the effective date of this Conditional Use 

Permit, the applicant shall insulate the suite to insure that noise generated by this use is not 
greater than 45 decibles in the adjacent office suite. 

 
 

  ATTACHMENT #5 







19-UP-2005
Performance Enhancement Prof.

Parking Analysis
(For ALL of the McCormick Ranch Commerce Center)

Suite Use Square Feet Parking Ratio Parking Required
100 Office 3241 1 space / 300 sf 10.80
200 Health Studio 3199 1 space / 150 sf 21.33
300 Office 3204 1 space / 300 sf 10.68
400 Office Warehouse 3111 1 space / 800 sf 3.89
500 Office 3079 1 space / 300 sf 10.26
600 Office Warehouse 3053 1 space / 800 sf 3.82
700 Manufacturing 3053 1 space / 500 sf 6.11
800 Office Warehouse 3108 1 space / 800 sf 3.89
900 Office Warehouse 3619 1 space / 800 sf 4.52

1000 Office Warehouse 13804 1 space / 800 sf 17.26
SUM Parking Required 93
SUM Parking Provided 96

Parking Adequate

1 of 1
02/17/2006



 
 

Performance Enhancement Professionals 
Health Studio (19-UP-2005) 

Citizen Involvement  
Attachment #8 

 
 
 
 
 
 
 

The above attachments are on file at the City of 
Scottsdale Current Planning office,  

7447 E Indian School Road, Suite 105. 



 
 

Performance Enhancement Professionals 
Health Studio (19-UP-2005) 

Correspondence 
Attachment #9 

 
 
 
 
 
 
 

The above attachments are on file at the City of 
Scottsdale Current Planning office,  

7447 E Indian School Road, Suite 105. 
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19-UP-2005
Labels pulled 8/31/2005

City Notifications – Mailing List Selection Map

Performance Enhancement 
Professionals

Map Legend:

Site Boundary

Properties within 750-feet

Additional Notifications:

• Interested Parties
• Adjacent HOAs
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